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Planning and Development Board

The purpose of this memorandum is to provide the members of the Zoning and Planning
Committee of the Board of Aldermen with technical information and planning analysis to support
its decision making process. The Planning Department’s intention is to provide a balanced view of
the issues with the information it has at the time of the working session.

RECOMMENDED ACTION:

Staff recommends that the Zoning and Planning Committee recommend that the Board of
Aldermen refer the Draft Mixed-Use Centers Element to the Planning and Development Board for
review, with its comments to be reported back to the Board of Aldermen within two months of its
referral to the Planning and Development Board.

BACKGROUND

On September 29, 2010 Mayor Warren’s Mixed-Use Task Force completed drafting an amendment
to the Comprehensive Plan regarding Mixed-Use Centers, which then was presented to the Mayor.
Pursuant to Section 7-2(b) of the City Charter, the Mayor has requested that the Board of Aldermen
refer this draft amendment to the Planning and Development Board for comments within a time
specified by the Board of Aldermen. In anticipation that Board of Aldermen will refer this
document to the Planning and Development Board without delay, the Planning and Development
Board is tentatively planning for its review in February. As such, staff recommends a two-month
turnaround time. Upon receipt of the Planning and Development Board’s recommendations, the
Board of Aldermen will hold a public hearing and may adopt the amendment, with or without
further revisions. The document is provided for reference, but review by the Zoning and Planning
Committee is not expected at this time.

Attachment: Mixed-Use Centers Element
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DRAFT MIXED-USE CENTERS ELEMENT

October 8, 2010

Mayor Warren appointed a 20-member Mixed Use Task Force in June, 2010, and
asked the members to prepare a draft modification of the 2007 Newton
Comprehensive Plan to deal with mixed-use centers. The following is the final
Task Force draft for such a modification, structured as a new element to be
inserted into that Plan.

Following review by the Mayor and any resulting changes having been made by
the Task Force, the Draft will be sent to the Board of Aldermen for its review and
potential adoption. Prior to adoption, the Draft will be reviewed and reported on
by the Planning and Development Board, probably following a public workshop
on it. After receipt of the Planning and Development Board report a public
hearing will be held by the appropriate committee of the Board of Aldermen,
following which the full Board will vote on approval or not of the modification.

Two additional items have been prepared by the Mayor’s Task Force as
informational materials as of this same date but are not intended for adoption
into the Comprehensive Plan. “Collaborative Impact Assessments” expands
upon material in the draft element regarding impact studies to be made early in
the project design process, bringing together those proposing the development,
City staff and officials, and citizens from the vicinity and beyond. “Illustrative
Performance-Based PMBD” sketches how the existing City Zoning governing
mixed-use centers might be modified to reflect the proposed Comprehensive
Plan modification and “Collaborative Impact Assessments.”
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MIXED-USE CENTERS

“Plans are nothing — planning is everything.”
Dwight Eisenhower

1. VISION

The livability of Newton has been greatly enhanbgdts traditional mixed-use village
centers. The future livability of the City can foether enhanced through the creation of
a number of well-located and well-designed new iinse centers. Those centers should
be exemplars of excellence in place-making, benegtgplaces in which to work, live,
shop, recreate, or just visit and be within. limdoso they would accommodate a share
of the modest amount of growth that is anticipated planned for by the City, as
outlined elsewhere in thiSomprehensive PlanDoing so would help avoid growth
straining the scale and ambiance of existing cerated without overburdening the
capacity of the locations where these new centertoabe developed.

They would further benefit the City by adding bgihs and fiscal support. Careful
guidance should assure that the interests of theitves within which they are sited are
given careful consideration regarding the locatmmogramming, and design of these new
centers.

2. STRATEGY

To achieve that vision the City needs an approbahrhakes the creation of such
integrated mixed-use centers not only possibleclwthey are today (with the first such
currently undergoing review), but also attractivdbth those who might propose them
and those impacted by them. Mixed-use developmeappropriate sites needs to be
made more appealing to those doing developmentwioaild be the more usual
separations among business, residential, and @exelopment. Since no feasible wholly
vacant site for such use appears to exist anywhehe City, such development also has
to be more attractive than continuing existing unatdization of already developed land.
Finally, such mixed-use development should be mesipe to what the City seeks rather
than, as has too often been true, having the €itige its plans to accommodate those of
developers.

To achieve that, the City needs a decision-makingtire that provides advance clarity
of intentions, sensible guidance, and reasonafgldatry and financial requirements.
For those planning development, the approach sHadailitate prompt decisions and
provide predictability about what will or will ndse likely to gain approval. For people
in nearby neighborhoods the approach should prqwidéictability about the limits to
potential impacts of development and a well-defirad in the process of managing it,
going beyond the minimum requirements for publiceas stipulated in statutory law.

An important step in satisfying those conditiond i the adoption of this element of
the Comprehensive PlanAnother will be the adoption of zoning revisiohait will
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address the now-evident obstacles to usage ofxustirey PMBD mixed-use regulations.
Still another important step will be the structgyiof a review process that supports
collaborative evaluation in a process involvinghb@ity and applicant-supported
professionals and community citizens seeking aeshanderstanding of impacts early in
the planning process.

The reality of having two new mixed-use developraaenirrently being proposed
strongly colors the timing and strategic approamtitie preparation of this Element of
the Comprehensive Plaand of the implementing steps that it calls for.light of that,
this sequence of efforts is needed.

* As we have been doing in recent months, people &dmoad variety of
perspectives need to be engaged in shaping an iofageat good mixed-use
development for Newton would be, and what the dgsderof a good process for
achieving that would be. That effort was begunrduthe preparation of this
element, and should continue through all of thpsste follow.

* This Mixed-Use Centers Element for tGemprehensive Planeeds to be
adopted, which will formally evidence that the e@rhappropriately reflects City
intentions.

* The basic regulatory measures necessary for impigngethePlan’s intentions
need to be adopted. Doing so will give furthedevice of the City’s intentions,
and will provide the basic regulations needed titebguide this form of
development.

» The tools and procedures for a collaborative irgoat review process need to be
put in place, assuring a well-structured and weitimed voice for both
neighborhoods and Citywide interests to assishabing those proposing
development and for the City officials and staffjiee shape to developments
that will be rewarding from all of those perspeesiv This will involve not only
regulatory efforts but also developing needed ditalyols and structuring
needed participatory processes.

3. DESIGNING MIXED USE
Background

Unlike new mixed-use centers, Newton’s villagesagimecrementally over several
centuries of profound change and at the hands ofraetors. Despite those and other
differences between then and now, locating, progreng, and designing new mixed use
would do well to learn from our existing villagenters. One lesson is that while the full
set of villages serves us well, those centers igtgyhindividual. No tight template
governing their development would have producegomsl an outcome as has some
invisible hand that has allowed broad variatioR®wever, the set of village places does
have some powerful consistencies, and those dreatto their success. In guiding
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development of new mixed use, we shouldn’t be gyemescriptive about how
development should be shaped, but should be filmntadssuring consistency with those
gualities that have historically proven criticalsioccess in Newton’s development.

These are important among them.

Each village center is made up of a mix of usessimply one dominant one.
* The uses are not segregated from each other Inetr raate mixed at fine grain.
* They are easy to move within and among on foot.

* To a greater or lesser extent, the uses are itat¥dg to some degree serving or
depending on each other, so that the adjacenctemteagration are not just
symbolic, they are functional.

» Itis usually hard to define where the village ezrénds: the zoning map came too
late to dictate otherwise. To successfully repéichat kind of “soft” transition
from center to surroundings is challenging, butically important in the long
term.

Guidance

The lessons from our existing villages are clelre design intention for mixed-use
development should be to create positive, evemgiatang, relationships with the
surrounding context, not buffering the new from éxésting, unless dictated otherwise

by unusual circumstances. Functional and visuabmation of uses within the
development is critical for supporting vitality.h&ed places or spaces or both are critical
to that intention, which suggests new buildinggwted to both new and existing streets
they share with others, not turning their backsh@m, or alternatively using some other
means, such as shared common connected outdo@sspa@ccomplish comparable
integration.

The vitality sought can be achieved only givenua sharing of place among dwellings
and businesses, and having at least some busirtkasgsovide nearby residents with
jobs or services or other benefits. Connectignbdih street and pedestrian pathways
are critical to accomplishing that. There showdbth precedent and flexibility
regarding the categories of use that are parteofittx, and there should be flexibility for
the location of those uses within the center rdgasdof the configuration of the
underlying zoning districts in order to achieve tiverall design intent.

Truly vibrant mixed-use centers typically involvetronly a mix of commercial and
residential uses but also include a significantlipidmenity that helps in the creation of a
sense of place. They typically are co-locatecha@essible public transportation node.
It is important both functionally and symbolicaftyr the pathway from residences to
public transportation to be an easy and pleasuaide
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Mixed-use development absent one or more of theeaQoalities is certainly possible,
but lacking them would make it more difficult tohaeve the kind of outcome that is
being sought, so would require some offsetting rdoutions through programming,
design or location.

The shaping of buildings and spaces so as to aslievgoals being sought should be
guided by an insistence upon consistency of outsomiin intentions such as the
following, to which the complex tables of numericales would be made secondary.

The shaping of buildings and spaces should be c#spef and compatible with
the context within which the development is to deakted, ideally conveying an
image of having an organic consistency with itsiems without mimicry or
preclusion of well-designed differences in massing scale.

o For example, exceeding the height of the higheathyebuildings might
be allowed, but only upon finding that any shaddfeats, view blockage,
or departure from established precedents wouldeat damaging
intrusion, and evidence that the increased heightidvenable a superior
organization of buildings and open spaces, bemgfithe overall design.

o Similarly, the acceptable amount of bulk will degen part on the visual
impact of that bulk. A skillful massing design aaake a relatively high
level of bulk preferable visually to a smaller edgs suitably configured
amount of bulk.

o In addition, there are other considerations in s8¢ the acceptable
amount of bulk, importantly including the ability the public
infrastructure to support the functional demandweisited with bulk and
the activities it supports, such as traffic, foriethmetrics for what is
“acceptable” should be defined. By managing baolthis way, for
example, efforts towards reducing dependence atesoccupant auto
travel would be rewarded with proportionately ligged bulk limits if
traffic were the limiting bulk consideration.

The configuration of buildings and landscaping sti@ueate positive outdoor
spaces, contributing to the quality of the experéeaf visiting the place, and not
just be vegetated (open space) leftovers betweidhrins.

Respect for the environment that goes beyond miiymatisfying land use and
environmental requirements is expected as a patlueving contextual
integration.

Roofscapes should be made into positive assetsghriheir design and forms of
usage, providing functional benefits (e.g. solargg conversion, recreation) as
well as visual interest and attractiveness as geambuildings within and
neighboring the development.
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» Creative use should be made of the potential dfocadly mixed uses in
considering the distribution of uses within anddr&y the development.

» Good-faith efforts should be made both during, suosequent to, development
to enhance the extent to which the entire centeefits Newton residents through
targeted employee recruitment efforts, trainingyoprenticeship opportunities, or
similar initiatives.

Other design considerations are articulated iratteeess, housing, and finance sections.
Actions

» Make efforts to develop guidance more concrete thelnded here to provide a basis
for judging the appropriateness of new developmaarefully reflecting the reality
that Newton isn't, say, Williamsburg. A cherishepahlity of the City is that
“appropriateness” varies sharply among the villages other sub-areas of the City.
The outcome might be a set of design guidelinek asare commonly developed for
communities or neighborhoods.

Even better, the guidance might include modelirzg tises measurable metrics for
determining early if a proposal, after consideiiisdocation, site size, building size,
mix of uses and design, is likely to be appropribt&ving such metrics can reduce
arbitrariness and increase predictability, mucls a®ne with great complexity by
LEED, which dares to be prescriptive and measuraldeit this topic for the whole
of the United States. Much the same was donegvéht simplicity by the point
system in the Santa Pechitectural Design Review Handbo@lk988) prepared by
Santa Fe architects and planners for a commurotygit to be visually homogenous
only by those who don’'t know it well. Less exceptl descendants of such work
also exist (e.g. “Workbook for Successful Redevelept,” Naperville, IL, 2002).

* Where the above guidance appears appropriatelycapf# for development other
than large-scale mixed-use centers, that guiddmmélc be incorporated into either
Newton’s Zoning or some other enforceable guiddadee adopted by the Board of
Aldermen.

4. ACCESSAND TRANSPORTATION
Background
The Transportation and Mobility element of tiemprehensive Plamakes clear a planning
intention that is important to planning for mixeseudevelopment centers since they are
inherently well-suited to help in meeting the citdglective.

“We want to assure that the design of new developmevell-related to

the transportation system that the City intendtheathan development
dictating what that system must be, just as fudlyva want the design of the
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transportation system to be well-related to theedlgyment that the City
intends, rather than serving only the City as isexor as predicted rather
than intended.”

Guidance

By locating a mix of uses within a compact area sanps that otherwise would be made in
autos can be made on foot. By concentrating aautisl amount of development, mixed-

use centers also concentrate potential trip engs,aving the feasibility of alternatives to
single-occupant auto trips, ranging anywhere frampooling to rail transit, even enhancing
the feasibility of shuttle bus connections. Bi&yakcess and pedestrian access both between
uses within the development and between thoseamkenes in the off-site areas around
them can substantially reduce the share of tripdenioyy auto if alternative means of access
are made easy, safe and pleasant. No mixed-uter ctould fail to make those efforts.

The mix of uses within the development can witlmmtis be managed to reduce the amount
of traffic generated. Trip generation in relattorbuilding floor area varies widely between
residential on the low end to retail on the higd.eimcluding more housing and less retailing
means fewer trips from the same amount of flooa.aeurther efforts at trip and parking
demand management become feasible where mixedensers have an over-arching
management structure. Car-pooling, company panrotpcols and vans, incentives for
employee and others to use public transportatiboaa contribute to auto trip reduction.

Finally, development at a relatively high densitgates enough value to enable some level
of mitigation of the traffic impacts that it causebhat mitigation will be welcomed by
neighbors and others when it facilitates provisioenhancement of public transportation,
removal of existing safety concerns or traffic flompediments, or skillful traffic
engineering at intersections, which often can ¢yeaiprove traffic movement with little
physical change. However, choices get harder wiescale, mix of uses, and feasible
alternative mode and demand management efforisadequate to offset trip volumes
projected from the development.

The way the City addresses those hard choicesabeuho different for mixed-use
development than for single-use development. ®bation, programming, design, and
management of all major developments and the agressions related to them should be
guided so that conjunctively they essentially caus@arm, meaning among other things that
the ease of travel by persons of all abilities rélgss of mode is not materially worsened as
a result of the development and its related “mitayes,” and the means of achieving that do
not do damage to community or environmental valtheseby damaging the qualities of the
City that we want. We don’t want quiet residensiabets to be turned into major arteries,
even if doing so allows traffic to flow more easihan before, any more than we want to see
accessibility for pedestrians or bicyclists damaigeorder to facilitate auto travel. Whether
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or not at the expense of the developer, we domitwahave to accept new concrete sound
barriers to block new traffic noise in order to @eenodate a major new developmént.

There are measurable “warning flags” that couldtddeth City officials and developers that
such unacceptable circumstances may potentialigumdved, despite all of the design and
programming skill provided up to that point. Thergentage of increase in traffic which a
new development is likely to place on any streétether a lane or an expressway, is an
indicator of the likelihood that avoiding traveltdeoration will entail street alterations
which could be damaging to the nearby quality fef lWhere a proposal crosses that
threshold of concern, special attention and reswiudf any concerns should be called for,
possibly entailing project programming revisiongiéidnal transportation management
efforts, skilled design of the street alteratioogtsat on balance they are acceptable, or
through reduction in the proposed scale of the ldpweent. Testing for such flags can be
done simply and inexpensively early in the desigrcess, saving missteps.

Certain access efforts are particularly criticallboyge scale mixed-use developments
because of their scale, mix of uses, and the irapoet of their being integrated with their
surroundings. These are examples

1) Mixed-use developments should have excellent pedesind bicycle connections
both among different uses within the site and betwitaose uses and the surrounding
environs. The new developments should be permdatdagh interconnections to
adjacent developments, wherever possible both dityaiod by auto. Visible and
adequate bicycle storage areas, and appropriatgicigglocations with showers for
office users, will help support the use of bicydi@scommuting.

2) The visual and environmental impacts of surfac&ipgrshould be mitigated and
pedestrian accessibility enhanced through locaimydesigning parking facilities
with that in mind, not obliging pedestrians to @agpen parking lots in order to reach
their destinations.

3) Where feasible, accommodate parking in structimessyse surface parking where it
can be positive, such as in buffering pedestriem® fmoving traffic.

4) Wherever possible the visual impact of parkinglfies should be mitigated with
intervening retail or other uses, unless thosdifi@si are of rare design quality
themselves

Actions

! The principles behind these intentions are driram ones advocated nationally by two organizations
“Complete Streets” whose websitengw.completestreets.om@nd “Context Sensitive Solutions,” whose
website isvww.contextsensitvesolutions.org

2 See Paul Goldberger, The Sky Line, “Wheelhoulsey YorkerAugust 9, 2010, describing an example
in Miami Beach designed by Herzog & deMeuron.
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* Expand on the contents of the City’s street fumalclassification system in order to
make it more useful. Currently it is only a ligiof the street segments that are
included under each of six categories. Added &b $hould be information regarding
the street design and usage that are appropriatedocategory of streets. That
would provide important policy guidance in assegsirte appropriateness of street
modifications that might be proposed in relatioteige-scale development.

* Complement the street functional classificatiortesysby adopting a design type
classification, as proposed in the “Transportatiod Mobility” element of thiglan.
ThePlanshows six design categories ranging from Regioeait€ Roads to
Parkways. Just as with the functional classifaratthis classification should include
information about what is or is not appropriatergfeto the road for consistency
with each design typeHaving done that would provide predictability those
contemplating large scale developments that migtsilestreet changes, and would
be of great value in evaluating such proposalsradgg the consistency of project-
proposed street alterations with the City’'s intensi for the design and character of
any affected roads.

» Develop an in-City capacity for early collaboratis@ncept-level estimation of the
access and traffic impacts of major developmergebthan back of envelope, but
quicker and less demanding than the sophisticateties that would continue to be
the basis for final design and approval actionsatTtapacity would enable an
important aspect of the collaborative input andeevapproach described in the
Vision above, engaging City officials and staffe #ipplicants, and community
residents.

* Develop an initial version of the “red flag” systesmggested above to provide
guidance to both those designing developmentstarsgtreviewing them regarding
when traffic impacts threaten to result in unacablg impacts as a consequence of
either excessive congestion and disturbance or eomtynand environmental damage
to the environs. This would draw upon the abovpeaat estimation. After some
experience that system might be further refinedraade an integral part of the
City’s decision-making system.

» If feasible, integrate this “red flag” system witke parallel one being suggested
regarding design and the “acceptable amount of.bulk

* At the point at which it appears that Massachusattsvould allow it (such as
authorization for local municipalities to createngeal development impact fees),
explore creation of a transportation mitigationduwhich among other things would
allow traffic mitigation resources to be used foy ®f a broad range of mitigating
actions, not just ones related to road and traffigineering alterations.

5. HOUSING IN MIXED USE
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Background

The inclusion of residences in mixed-use develogmeas at least three important benefits
for Newton. First, if well located, programmedgdatesigned such a mix of uses can enable
new development to enhance our existing commuattyer than needing to be buffered from
it. Such real mixed use can provide wonderfultaMplaces in which to shop, work, live, or
all three, and can help make the development aonedasset for the neighborhood.

Second, the increasing success of the mixed-uselmuakes it a valuable means of serving
part of the housing needs of the City and the regibhe housing in mixed-use
developments is almost certain to chiefly servengpliouseholds and senior citizens, neither
of which is well served by Newton’s existing dommitig large-dwelling housing stock.

Third, incorporation of dwellings in the developmean make the spatial transitions
between the development and any adjoining or ne@digential uses a less disruptive one
than otherwise, enabling the new uses at thosesddd®e as compatible as possible with the
existing neighborhood.

The benefits of including housing in large-scaletees is widely understood, but so too
are the challenges to achieving that. Among trethe complex volatility of real estate
markets, with housing, shopping, workplace andreitenent markets seldom moving
in smooth unison, raising the challenge of howdisieve integration of those uses to
produce the sought-after vibrancy when markets malge it nearly impossible at times
to simultaneously develop all of them. Thatne of the key issues dealt with below.

Guidance

Housing either within or adjacent and integratethwmajor centers can provide a kind of
vitality and fruitful contributions to the creatiaf wonderful places and an improved
quality of life that centers without such housingymot be able to achieve. The
presence of housing within the development impeatsiderations for location and
design. Accordingly, the process being developedity review and approval of
proposals for mixed-use centers reflects havingrtiig, and all of the following
presumes that full rich mix.

The housing within the development should havesarddentity as an important and
distinct element, not being simply an after-thoughtule-satisfier. A small number of
dwelling units surrounded by business uses anghitsing makes it difficult to achieve
that which is sought. Housing to be developed part of a mixed-use development
must be sufficient in scale so that together wikgible existing adjacent residential uses
it can result in a real neighborhood being creatatther than the housing being an
isolated residential fragment in a non-supportpaentially even hostile, non-residential
context. For that reason, it is important for tbgulations guiding such development to
have clear and explicit guidance on what is to ttute a sufficient housing component
while also recognizing that the changing demande®tommercial real estate market
may favor specific uses (i.e. retail, office, hamgsiand hotel) and not others in various
market cycles.
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Housing that already exists nearby can importasuhtribute to the vitality and exchange
that is sought, but achieving that would requindifskdesign of how the new buildings
and uses relate to the existing ones as well aggmoefforts. Those might include
enabling nearby residents to have easy access sethices being provided on-site,
assuring that those services are appropriate todigibors, as well as to others, and if
programmatically provided for, enabling neighbarg&in benefits from both open space
and parking.

Given such measures, neighboring off-site unitshinigg considered to be part of the
development in determining the allowable scaleasf-residential presence as discussed
above, where there is evidence that the ownersesidents of that adjacent housing
have indicated their willing agreement with thatlusion.

Including adjacent residences within the prograngn@oncept and “counting” is one
means of recognizing market uncertainties inmgisimultaneous residential and non-
residential development. Additionally, any reqdirainimum residential component
might be programmed to be provided at a differenétthan other uses in order to reflect
market conditions, but only if there are offsett@nefits that compensate for the delay
and also enforceable assurances that the mangdiadvill in fact be attained within a
reasonable period of time.

It is important that housing commitments be firrglyided regarding type, location,
design and timing of construction in order to proelthe kind of vitality and great places
being sought. Housing provisions should reflechlibe populations appropriately
served at that place and time and the amenitigsairenvironment, chosen following
discussion with related City officials and housiegated organizations.

Parking demand created by mixed-use developmetiteefiect the mix of activities,
proximity to public transportation, and project-@idemand management efforts. Those
considerations may substantially change parkingasheinthereby justifying departure
from the usual rules of Newton’s parking standavtien substantiated by, among other
things, recent experience in this and surroundargraunities with similar developments.

Compliance with the usual rules for regulating bass activity conducted in a dwelling
should not be required, although alternative cdstitmassure an appropriate ambiance
for family living should apply. Such developmenght even allow “live/work” units
combining both living and working space with thatsgl allocation between them
subject to change over time.

Open space is essential, including some amounbvmabasy located for use exclusively by
residents and their guests. Unusual but tried wapsoviding open space such as green
terraces and roofs may help in meeting this need.

It is important that the type of housing being proeld within the City helps to address

needs not being well-served by the existing stddioasing, and unless direction is
provided, the housing being produced also may mitserve those needs. A current
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example is the need for housing suitable for serabmost income levels seeking to
down-size or, sometimes, upsize their accommodsation

Actions

» Develop modeling and procedures to facilitate eanlfaborative
City/developer/community projections of the impaatshe housing upon the
adequacy of each of the affected school facilities are likely to accommodate its
enrollment impacts.

6. FINANCE AND MIXED USE
Background

New mixed-use centers clearly can bring substaatiadunts of new revenue and new
jobs to the City, but too commonly what is claimeeal discussed is gross impacts on
revenue and jobs, not the net impact after takahg ¢consideration second-order impacts.
Those second-order impacts are more difficult tovede than the gross impacts, but
they deserve attention anyhow, since they are ofteylarge, and considering them may
substantially change perceptions about developprepiosal benefits, for better or
worse.

Taxes perhaps best illustrate the point. New dg@reent brings new tax revenues, but it
also brings new service demands. Those costane sases can turn what seemed to be
a fiscal asset into a fiscal liability. If a neetail development chiefly serves Newton
then it likely competes with businesses alreade h&v that its NET impacts on taxes
may well be substantially lower than its gross iotpa On the other hand, the opposite
could be true. Some businesses, even local caesttract other businesses or support
existing ones with their purchases, resulting osthother businesses prospering and
expanding, resulting in larger fiscal impacts thast those of their own properties.
Similar second order impacts deserve attention vaoesidering jobs, traffic, and other
impacts.

The benefits of fiscal gain are readily understanghart because they are so clearly
local. Property taxes generated in Newton go @édGhy of Newton and benefit its
residents. The benefits of gaining jobs are leffsevident, in part because in a
metropolitan area they are seen as regional. Nbwlpcated in Newton will largely be
held by non-residents of Newton, and workers regideNewton largely hold jobs not in
Newton but elsewhere within the metropolitan arblawever, there are a number of
good reasons for caring about bringing jobs to Mewaside from the tax support they
bring with them.

First, bringing jobs to Newton to some extent maanse jobs for the region and for
Massachusetts, and that is good for everyone. rBetioe City is expected to grow
somewhat in population over the years, and thelldoibenefits if the current balance of
the number of jobs held by Newton residents andtireber of Newton residents who
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hold jobs can be maintained. Such “balance” isdely sought goal. Newton has it, and
has had it, more or less, for decades. Losingihlaince would mean more commuter
traffic and more dependence on other places.

Three mixed-use centers have recently been distuai@n Newton, totaling perhaps
1.5 million square feet of non-residential flooeamand about 600 dwelling units, one
(Chestnut Hill Square) is currently under revieWine total amount of business floor area
among the three is sufficient to accommodate negfl§0 jobs, an 8% addition to the
current total of jobs in Newton, while that amoohtousing would be a 2% increase in
the Citywide total. Together their tax paymentddiv Growth” in Prop 2% terms) at
current rates would be about $13 million, abou¥@ificrease in the annual City-wide tax
levy allowed under Prop 2 %. Those amounts of gr@ke not inconsistent with the
expectations and projections for growth made inNbatonComprehensive PlanAs
noted above, net figures will change after consigeeconomic “multipliers” and
accounting for unavoidable new expenses and “shiftiather than “creating” jobs and
housing, but despite that the above figures proaitielpful background.

Guidance

It is well-understood that business developmemeawton pays in taxes and fees
substantially more than it costs the municipalitysérve it, offsetting the reality that on
average taxes and fees paid by residents are sahéwrer than the costs of municipal
services for them. What happens to the fiscalifz@avhen mixed-use development
combines both business and residences?

The market for housing in mixed-use centers witjuestionably be largely at opposite
ends of the adult life cycle, young couples andtgmpsters. Data from the Newton
School Department make clear that the ratio of lled@upils to dwelling units is far
lower in multi-family dwellings than in single-faiyiones. Reflecting that, analyses
make it clear that on average the tax revenuesaanslupported costs for dwelling units
in multifamily developments, including those unithose values and legitimate tax
payments are restricted to a below-market level agnost equal, if anything providing a
small positive balance to the overall tax impatihat means that the fiscal impact of
mixed-use developments is almost independent afitingber of dwelling units they
contain, but rather chiefly reflects the favorabéance resulting from the well-
understood positive impacts of business developmiemportantly, that means that
choosing the amount of housing to include in susbetbpments can be considered
independent of concern over fiscal impacts.

Actions

» Clarify and document the City’s requirements regaydievelopment-related impact
fees and exactions.
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By paying taxes new development supports City ¢casttuding those associated
with the facilities and services for which it cresiheed. When that need is quite
location-specific, it is common to have the devetept causing the cost bear at least
part of it through absorbing public improvementtspmonetary contribution, or
some other form of contribution. Current Massaekisdaw is not generous in
allowing for impact fees or exactions. Statutonyharizations for such treatment are
few and narrow, and the courts view of constituidg has been sharply restrictive.
Despite that, some Massachusetts municipalities hawme rule legislation
authorizing significant charges to be made. Neistoarrent practices in that regard
result in quite substantial efforts by developerdrt effect, restore net capacity of
certain infrastructure to what it was without tdatvelopment. The Commonwealth
does the same through the MEPA process for cectats, importantly highway
transportation. However some cost generatorsphosghool impacts, have not been
treated in that way. In short, Newton could do epdnut only within limits.

However, there is no apparent rationale for chayfges to mitigate impacts for
mixed-use developments but not for single-use adgwveénts having equal or larger
impacts. Doing so could create a disincentived@relopers to propose development
under the mixed-use regulations being advocate@ity intent is to establish this
type of policy, any impact fee requirements shdadchddressed as applying to ALL
new development, and not uniquely to mixed-use lopveent.

Quite apart from what the City does or does noallout mixed-use development, the
City should set out clear and reasonable expeattbout the fiscal mitigation it
expectdbeforeit considers large developments. Whether theséransportation or
other fiscal impacts, developers should be ablenta--in advance-- how our
community expects new development to deal withirtiygacts it creates and what
mitigation is reasonable. One by oad,hocnegotiation may not be efficient or
equitable for either the City or developers. Witilis recognized that new
development impact identification often resultsidgthe special permit process, we
should at least document our expectations in oaeepo that developers know how
to translate our values into project costs withsurprise, and so that community
residents can know what can or cannot equitablgsied of new development.

» Develop modeling and procedures to facilitate eaolfaborative
City/developer/community projections of the fisoapacts of the proposed
development upon the City.

Fiscal consequences are properly a significantideregion regarding major
development, whether mixed use or not. Modelgfoducing projections of such
impacts are common-place, but they almost all stierejuality of producing
projections that lack credibility among those wlomd like what they hear unless
those persons themselves were a part of produleengrbjections. Newton should
create a system which gives all parties a handarahalysis, sharing the effort, and
hopefully sharing confidence in the outcome. Tlitg €hould specify the scoping
requirements, prepare the mathematical/metric nsaddbe used, and assist but not
dominate the execution. The developers and irnetemmunity members would
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help in utilization of the modeling by gatherindgarmation and critiquing its use.
Doing the job that way is more difficult that higira consultant to write a report, but
is far more valuable for the decision-making preces

Note that this step would serve to integrate otiodlaborative efforts that have been
called for above, including traffic analyses, sdhogpact analyses, and others.

Make efforts to use mixed-use development as a snglamproving the local job-
gaining likelihood of persons for whom our houseftprts are trying to make
Newton a welcoming community.

If resources for doing so can be found, such asrteffould be highly supportive of
the policy intent of supporting socio-economic dsrg/ in Newton which now is
being implemented almost exclusively through supfmrbelow-market housing.

7. MIXED-USE GUIDANCE PROCESS

Background

Mixed-use developments can be created under tlyg&s@xisting zoning, as is currently
proposed at Chestnut Hill Square, and there isyaeason to hope that upon their
completion such developments will be of benefittfa City. This amendment to the
Newton Comprehensive Plamakes the City’s intentions about such development
clearer, intended to encourage creation of suckldpmnents and to guide both
applicants and those responding to their proposals.

However, resting on existing rules and @@mprehensive Plaalone would for mixed-
use developments fall short of what can be accaingdl using the process refinements
suggested in this Element of tR&an. The likelihood of developers choosing mixed-use
development and the City gaining the benefits wfilitbe greatly enhanced by the City
taking actions to improve both the regulatory fraraek for such development and the
context for how City agencies and staff, those galavelopment, affected
neighborhoods and other affected interests rete¢@ath other in the consideration and
approval of such proposals.

Guidance and Actions
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Develop modeling and procedures to facilitate eeolfaborative
City/developer/community efforts to create objeetprojections of the likely impacts
of large-scale development upon the vicinity arel@ity at large.

Action proposals for doing this are included abwvthe Design discussion regarding
impacts upon neighborhood character and the envieot in the Access and
Transportation discussion about traffic and thel ‘ftags” it might raise; in the
Housing discussion about impact upon schools; akda Finance portion regarding
fiscal impacts. Each of those subjects has begropthe debate regarding each of



the three mixed-use developments that have begoged. The only one of those
topics that has had the benefit of publicly-disedisanalytics to inform the decisions
has been traffic.

Well-informed dialog about traffic has largely inved consultants to the developer,
City staff, consultants to the City, and MassDOgieaers. Not surprisingly, given
how “black box” that dialog has been, the resuétgehoften not been persuasive for
many of the parties that have been concerned achtdevelopments. There often
may be no public agreement even on the scaleffittiapacts, let alone agreement
on appropriate mitigations.

Beyond traffic, there has been discussion and &#@sgion the other topics, but no
real public dialog supported by credible analysEse debate about project approvals
in some cases has lacked agreed-upon estimatesrottee range within which
important impacts are likely to fall.

Newton City government is rich in data, both hist@nd current. The City is rich
among its population as well as among its (busaff 8t expertise on how to utilize
those data resources to produce helpful estimatkgm@jections. So, too, are the
developers of major projects and their consultakhat would be helpful would be
to organize a way of using all of those resournes well-structured way early in the
evolution of development proposals. That couldosupinformed understanding of
what can be agreed upon regarding the range withioh impacts of development
are likely to lie, not only for traffic but alsorfa range of equally important topics in
other areas of concern: design, schools, and taxelsnot only agreement among
technicians, but also including members of the igubl

Doing that would give new value to the data that@ity carefully collects, and if
skillfully managed might go far towards reducingfiwt in the shaping of new
development, ultimately reducing costs for all gatand reducing the time needed
to reach decisions.

* Adopt amendments to the existing zoning that wilprove the process for approval
of such developments so that they can work betteagplicants, for the affected
vicinities and interests, and for the City.

There now is a body of experience in Newton thisht identify where changes
would be of value. When the Northland proposal aets/e, the developer asked for
changes to PMBD to fit their development on Needlsdraet, and those zoning
requests were given a formal public hearing paahe withdrawal of the project.
BH-Normandy has suggested a different set of renssfor its proposed development
at Riverside. Each sought different changes tdéhght and setback regulations,
land use rules, open space rules, and parkingadirig rules, as well as individually
seeking other departures, as well.

The need for project-specific relief in each ofsheases is no surprise, given the
large scale of the developments proposed, andisk@yof the City’s regulatory
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processes, in which zoning rules and action oniagpeermits relying on such change
are often taken in tandem. It is perfectly reabtséor Aldermen to want to have a
specific example of what a regulatory change waulithil before adopting it. That is
how the B-4 district and many other provisions hbgen created or revised.

It is critically important to structure such changecesses so as to avoid
overburdening the Zoning Ordinance with a steagiyanding set of project-specific
departures. At least equally important, we shiwade a structure that provides
advance clarity about what changes may appropyibteimade to reflect project-
specific considerations, and which ought to be ersally applicable, to be relied
upon under all circumstances.

Given that in the past two years three such lacgdesmixed-use developments have
been proposed in Newton, and a number of othemsanby communities, it is
important for the City to put those major changds place in the near future.
Clearly the best way to accomplish that would eubh a carefully prepared set of
revisions to the existing Planned Mixed Businessdl@ment (PMBD) zoning,
leaving for some future effort those features reggilonger consideration.

» Consider the potential applicability of much of theédance of this element for
developments that are smaller in scale than thelaege ones for which this material
has been developed, and for our existing villaggeass in which the mix of uses is on
separate lots developed not at once but ratherrogay decades.

Good regulation for large-scale mixed residentatimercial developments will
contain a number of provisions that would be inappate in those other contexts,
most obviously the insistence upon integration tdsadential presence, as well as a
number of other provisions that flow from that. w&ver, many of the provisions in
this Element would be perfectly appropriate in mather contexts. Where
applicable, the potential benefits of this effat those other kinds of circumstances
deserve to be pursued.
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